
ISSUES & OPPORTUNITIES 
 

1. Balanced Growth - An important dynamic of community growth is the linkage between 
housing and employment, especially multi-family housing and industrial growth. Multi-family 
housing projects are often controversial because they are replacing a single-story building with 
multi-story development. While larger developments can have some negative impacts (e.g., 
increase in traffic, light and noise), they (typically) offer more affordable housing types, use 
utility infrastructure more affordably, and are desired by those looking for an alternative to 
single-unit housing.  More than three-quarter of survey respondents with an opinion rated 
rental housing quality in the City of Fond du lac as fair to poor. 

 

2. Balanced Neighborhoods - As described in the Housing chapter, the City is seeking healthy, 
balanced neighborhoods that feature a mix of housing types and price points.  Balanced 
neighborhoods also tend to have convenient access to some form of smaller-scale commercial 
uses, such as a restaurant or coffee shop, day care facilities, small service businesses, etc.   
 

3. Retail Volatility - Volatility in the retail market due to the growth of online shopping and 
ever-faster delivery systems such as Amazon. This volatility is a risk both to large and small 
retailers. The greatest concern to the City should be the risk that larger retailers, even those 
that currently appear strong, could close a local store due to a recession or a change in their 
market sector, and leave behind a large, empty building. 
 

4. Urban Design Guidance – As the City grows and changes, some of this change involves 
redevelopment of existing sites. This “infill” development typically replaces a low-value 
building, often vacant, with new value and activity, boosting the tax base and the appearance 
of the area. For decades after the post-war explosion in automobile ownership, commercial 
buildings were set back behind parking lots. As the buildings moved further from the street, 
and got larger, they often featured fewer windows. The net result of these changes has been 
places with much weaker connection between the private realm inside the building and the 
public realm of the street. In recent years local plans and national trends have helped move 
commercial buildings closer to the street, making the street corridor more attractive and lively 
and making the activities in the buildings more visible and inviting.   

 

GOAL #1:  CREATE AN ECONOMICALLY AND ENVIRONMENTALLY 

SUSTAINABLE DEVELOPMENT PATTERN.    

1. New development within the City’s jurisdiction should support the efficient use of public 
services and infrastructure. 

a. Land development will be coordinated with planning for efficient public facilities and 
services. 

b. Infill development that uses existing infrastructure is strongly encouraged.  Leapfrog 
development that requires costly infrastructure extensions through undeveloped lands is 
discouraged. 

c. The City will collaborate with Fond du Lac County and adjacent townships to enable new 
development within the City’s Growth Areas (per the 2017 Cooperative Plan) that is 
compatible with the use, density, and configuration recommendations of this plan. The City 
will seek outcomes that are compatible with future urban development and could someday 



be served efficiently by the full array of urban services.  Any development in the planning 
area should be consistent with the City Subdivision Ordinance. 

2. Encourage development that uses land efficiently. 

a. Encourage infill development and higher density redevelopment on sites already 
surrounded by urban uses. Development incentives such as flexibility with standards 
and/or TIF assistance should be focused mostly on infill and redevelopment, not greenfield 
development at the edge of the City. 

b. Promote the inclusion of residential formats in every neighborhood that minimize land 
consumption, including small lots and attached units.   

c. Enable and encourage well-planned, mixed-use development areas in all parts of the City, 
including the integration of small-scale commercial uses into neighborhoods and mixed-
use buildings where economically viable. 

3. Encourage development formats and building designs that support adaptive reuse as 
markets shift and demand changes. While unique building design is encouraged, designs that 
render the building hard to use for other occupants in the future are discouraged.  Large-format 
commercial buildings should be reasonably divisible into multi-tenant buildings. 

4. Protect and respect natural resources and systems in all development decisions.  

a. Preserve environmental corridor features including waterways, floodplains, wetlands, 
ground water recharge areas, steep slopes (greater than 20%), wildlife habitat, scenic 
vistas, and mature woodlands through the enforcement of the City’s Subdivision 
Ordinance, Zoning Ordinance and Official Map. 

b. Encourage landscaping practices in new and existing neighborhoods that protect ground 
water and surface water resources. 

c. Foster the protection of natural resource features from development by requiring those 
features to be accurately depicted on all site plans, certified survey maps, preliminary plats, 
and final plats. 

d. Encourage the clean-up of contaminated sites to foster redevelopment of brownfields.  

5. Require consistency with this Comprehensive Plan in all zoning and land division 
decisions.  Maintaining consistency with this plan is required by state law and serves to make the 
development process more predictable for all participants.  There will be times that uses are 
proposed that do not align with the plan, but that most participants see as reasonable and 
appropriate.  In such cases the vision and goals of the plan should still be applied, but the plan 
can be amended to allow the desired use. 

 
A C T I O N  

1. Work closely with the East Central Wisconsin Regional Planning Commission to protect 
water resources while ensuring an adequate supply of land in the sanitary sewer service 
area to accommodate growth as anticipated in this plan.  

2. Continue to exercise extraterritorial plat review powers. 

3. Continue to implement and work on the extension of the Intergovernmental Agreement 
with the surrounding towns to provide for orderly growth and development within 
agreed-upon City growth boundaries. 

 



GOAL #2:  ESTABLISH BALANCED NEIGHBORHOODS THROUGHOUT THE 

C ITY .   
6. Provide a mix of housing types to accommodate every stage of life in every neighborhood 

(see also Housing goals and policies). 

7. Use the City review processes to encourage design for land use compatibility. Consider 
the following design guidelines in these reviews: 

a. Land Use Planning. Maintain adequate physical separation between residential areas 
and uses that tend to produce excessive noise or odors, without sacrificing pedestrian and 
bicycle connectivity.  Locate community facilities such as schools, churches, libraries, 
museums, parks and community centers in strategic locations that enhance and are safely 
accessible from the surrounding neighborhoods. 

b. Site Design. Direct traffic from higher-volume uses to collector and arterial streets, away 
from neighborhood streets. Use screening (walls, landscaping, berms) to create 
separation when distance alone is not possible or sufficient. Design the site so that major 
activity areas such as building entrances, service and loading areas, parking lots and trash 
receptacle storage areas are oriented away from less intensive land uses to the greatest 
degree possible. Reduce the impact of parking areas with physical separation and visual 
barriers.  

c. Building Design. Encourage building and site design techniques to make larger buildings 
more compatible with smaller residential uses, such as increased setbacks, stepped-back 
upper stories, and architectural strategies to break up the apparent volume of the building. 
Require building design and materials standards for all multi-family uses and 
nonresidential uses in neighborhood settings.  Encourage underground parking facilities 
when feasible. 

d. Lighting Design. Outdoor lighting of parking, storage and service areas shall be designed 
to minimize spillover of light onto adjacent properties and public rights-of-way. 

8. Institutional land uses designated by the Institutional and Utilities category on the Future 
Land Use Map (schools, churches, community centers) should communicate with 
surrounding neighbors whenever they are considering long-term expansion plans. City 
staff should facilitate this process by creating (or requiring) detailed small area plans that 
include the possible expansion.  

9. Promote quality neighborhood development that includes an appropriate mix of uses by 
requiring the adoption of conceptual development plans prior to plat approvals, unless 
detailed land use plans are adopted as a component of this plan. Neighborhood plans should 
address compatibility with adjacent land uses, transportation connectivity, and provision of various 
city services and utilities. Neighborhood plans should be adopted into this Comprehensive Plan, 
including revisions to the future land use maps as appropriate.  

10. Encourage building and neighborhood design to enable passive solar heating and 
photovoltaic power generation.  

11. Enforce property maintenance codes to maintain neighborhood quality and prevent blight. 
 

A C T I O N  

5. Update the Zoning and Subdivision Ordinances, considering the following possible 
changes: 



a. Either require bike parking spaces in new developments or encourage bike parking by 
offering a modest reduction in vehicle parking.  

b. Amend the institutional land use regulations to require a detailed small area plan and 
a neighborhood meeting prior to submitting a formal development application for City 
review.  

c. Consider the use of density bonuses as an incentive to encourage enhancements that 
the City would not require, such as energy and resource efficient design or income-
qualified housing units. 

d. Consider the adoption of form-based overlay zoning districts for planned mixed-use 
areas that provide more detailed building and site design requirements than the 
underlying zoning districts, including designation of critical build-to lines and building 
massing requirements.  

e. Review and strengthen landscaping, signage, lighting and building design standards 
in the City’s Zoning Ordinance, including standards for employment areas, commercial 
uses, multi-unit housing and along key corridors and community entries. Maintain basic 
design standards for buildings and landscaping to protect aesthetic quality within 
neighborhoods. Consider the design guidance offered within each of the land use 
areas described on the future land use plan in this Comprehensive Plan. Design 
guidelines should address the following items (whenever applicable to the use): 

i. Relationship of the building and other site features to the street 

ii. Standards for building placement on corner lots 

iii. Location and screening of parking, loading areas, dumpsters, and utility 
equipment  

iv. Location and canopy design for drive-through facilities, gas pumps, service 
bays, and car washes 

v. Treatment of outdoor display and sales areas 

vi. Building architecture and materials, including the use of windows 

vii. Landscaping, signage, and lighting 

viii. Pedestrian and vehicle access and circulation; both on-site and between sites, 
as well as adjacent to sites and the street 

ix. Parking lot location, design and layout 
 

CALLOUT: WHAT IS FORM‐BASED ZONING?  A method of regulating development to achieve a specific 

urban form. Form‐based codes create a predictable public realm primarily by controlling physical form, 

with a lesser focus on land use.  Form‐based codes address the relationship between building facades 

and the street, the form and size of buildings in relation to one another, and the scale and types of 

streets and blocks. The regulations and standards in form‐based codes, presented in both diagrams and 

words, are keyed to a regulating plan that designates the appropriate form and scale (and therefore, 

character) of development rather than only distinctions in land‐use types. Form‐based codes are 

regulatory, not advisory. 



 

GOAL #3:  CREATE PLACES THAT ARE V IBRANT,  ATTRACTIVE AND 

UNI QUE,  ESPECIALLY ALONG THE C I TY ’S  MAI N STREET CORRI DOR AND 
DOWNTOWN.   
12. Encourage the development of compact, carefully planned, mixed-use activity centers that 

include shopping, employment, housing, recreation, and community gathering 
opportunities. Mixed-use buildings and developments that include residential units with 
commercial uses are desirable and often necessary to achieve redevelopment.  

13. Work to achieve a balance among various commercial areas along Main Street (and 
throughout the City) with design formats and business mixes that allow each area to 
compete successfully and sustainably in the market. 

14. Identify commercial development opportunities in neighborhood settings that fit the site, 
both in terms of specific use and building and site design.  Discourage the development of 
uncoordinated strip commercial land uses. 

15. Encourage and facilitate placemaking strategies to make neighborhoods and commercial 
areas unique, memorable, and attractive. These strategies can be implemented quickly during 
new development or incrementally over time in existing developed areas. The Project for Public 
Spaces is a great resource for ideas during the development process. Some examples of place-
making strategies: 

a. Incorporate squares and parks as multi-use destinations. 

b. Design buildings to activate outdoor spaces with entrances and ample windows, café 
space with outdoor seating, etc. 

c. Incorporate art into infrastructure and outdoor spaces 

d. Incorporate recreation into all public spaces. 

e. Design with priority to walking and biking. 

f. Allow for experimentations and change. Places may need to be adapted to changing needs 
and conditions. 

16. Encourage infill development of vacant or underutilized lands or buildings. Work with 
property owners along Main Street to bring forward projects consistent with this Comprehensive 
Plan, the Downtown Market Study, the Downtown Exploratory Committee Report and other 
relevant documents. 

17. The City recognizes that strong public-private partnerships are often the key to successful 
redevelopment efforts, and shall work to establish such relationships. 

18. Consider development incentives (e.g., waivers, flexibility, and/or TIF assistance) to 
encourage and support infill and redevelopment projects that substantially improve the 
district, corridor and City as whole. The City of Fond du Lac will require sites to be 
characterized by one or more of the following before it will become involved with 
redevelopment projects: 

a. Severely deteriorated and/or economically obsolescent buildings/sites which are 
abandoned or underutilized and which may be assembled into a marketable site consistent 
with the Comprehensive Land Use Plan for which there is a reasonable expectation of 
securing a private developer prior to property acquisition or through a request for proposals 
(RFP) process. 



b. Marginally underutilized or deteriorated sites (especially in the downtown) for which there 
is an immediate and realistic private development possibility. 

c. Deteriorated housing sites, which have become a threat to surrounding properties and to 
human habitation and for which outside financing is available to assist private development 
to either a residential or non-residential use consistent with the Land Use Plan.   

19. Continue City efforts toward strengthening and enhancing the downtown. Support the 
recommendations of the Downtown Plan and work with the Downtown Fond du Lac Partnership 
in implementing them. Support the continued success of the Building Improvement Grant (BIG), 
National Exchange Bank & Trust Downtown FDL Loan Program, Downtown Façade Design 
Assistance Grant, and Rental Rehabilitation Loan Program to promote/incentivize property owners 
to undertake property improvements. 

20. Encourage the preservation of architecturally, historically, and culturally significant sites, 
buildings and structures in the City and its environs.  Encourage continued use, maintenance 
and adaptive reuse of existing buildings with historic value. 

21. Continue to provide good public access to Lake Winnebago, while encouraging the 
development and redevelopment of the area between Lakeside Park and Scott Street. 

 
A C T I O N  

6. Monitor downtown parking supply and demand to seek efficient use of parking 
investments and a good balance between total cost and user satisfaction. Review 
signage, pricing and management intervention options periodically (i.e. every 2-3 years) 
to maximize efficiency. 

7. Develop a long-term master plan for the area bounded by Harbor View Drive to the north, 
Doty Street to the west, Scott Street to the south and Allen Street to the east.  A larger 
redevelopment plan could include lands within a block of Main Street as far south as 
Follett Street. 

8. Consider creating and managing a Main Street Building Improvement Matching Grant 
program to encourage exterior building improvements along the Main Street corridor 
(outside of the Downtown). 
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Key Stat ist ics

1,410 - The increase in population projected between 2020 and 2040 (i.e., 3.2% increase in population over that time period).

26% - The percentage of land developed as residential in the City of Fond du Lac with 23% in single- and two-unit lots and 3% in 
multi-family developments.

327 - The number of residential building permits issued over the last decade (average of 32.7 annual permits).

71% - The percent of annual residential building permits issued for single-unit structures over the last decade with 19% issued for 
two-unit structures and 10% for multi-unit (3 or more units) structures.

220 | 4,938 - The undeveloped acres of land (City of Fond du Lac | Planning Jurisdiction) that is buildable (no development 
limitations).

434 - The undeveloped acres of land in the planning jurisdiction projected to be developed by 2040.
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